
 

AGENDA ITEM:  IX-1 

 

MILPITAS PLANNING COMMISSION 

STAFF REPORT 
 

Febuary 26, 2014 

 
APPLICATION: PARKTOWN RETAIL BUILDING  –  A request to consider Site 

Development Permit No. SD13-0014 and Conditional Use Permit 

No. UP14-0002 for the construction of a new 5,400 square foot retail 

building with three tenant spaces, including drive-through, outdoor 

seating areas, trash enclosure, and signage elements. 

 

RECOMMENDATION: Staff recommends that the Planning Commission: 

Adopt Resolution No. 14-006 approving Site Development Permit 

No. SD13-0014 and Conditional Use Permit No. UP14-0002 for 

construction of a new 5,400 square foot retail building and various 

site improvements based on findings and subject to conditions. 

 

LOCATION:  
Address/APN: 1350 S. Park Victoria Drive (APN 88-36-044)  

Area of City: Parktown Plaza Shopping Center  

  

PEOPLE: 

Project Applicant: Yong S. Pak, Parktown Plaza Pak LLC, 480-490 Gianni St. Santa 

Clara, CA 95054 (Property Owner) 

Consultant(s): John Chung, Associated Building Enterprise Inc., 4026 Third St. 

San Francisco, CA 94124 

Property/Business Owner: Yong S. Pak, Parktown Plaza Pak LLC, 480-490 Gianni St. Santa 

Clara, CA 95054 (Property Owner) 

Project Planner:  Cindy Hom, Assistant Planner 

 

LAND USE:   
General Plan Designation: General Commercial (GNC) 

Zoning District: General Commercial (C2) 

Overlay District: Site and Architectural Overlay (-S) 

       

ENVIRONMENTAL:   Categorically exempt from further environmental review pursuant 

to Section 15303 (C) (New Construction or Conversion of Small 

Structures) of the California Environmental Quality Act (CEQA) 

Guidelines.  

  
EXECUTIVE SUMMARY  

The application request is for approval of a Site Development Permit and Conditional Use Permit 

to allow construction of a 5,400 square retail building with three retail spaces, including a 450 

square foot optional mezzanine, vehicle drive-through and associated site improvement at 

Parktown Plaza shopping center located at 1350 S. Park Victoria Drive.  

 



Parktown Retail Building, February 26, 2013   Page 2 of 12 
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Project Location 

 

 
Map 2 

Project Site 

 

 

Proposed 

Building 

Location 
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BACKGROUND 

 

History 

In May 1966, the Planning Commission granted a Planned Unit Development and “S” Zone 

approval for the construction of the Parktown Shopping Center.  Subsequent approvals included 

site development permit amendments for minor site and building modifications and conditional 

use permit approvals for various restaurant uses and for the operations of a wireless 

telecommunication facility.   

In March 13, 1996, the Planning Commission approved PUD No. 5 - Amendment and Conditional 

Use Permit Nos. 1335 and 1425 permitting several revisions such as a new driveway, parking lot 

reconfiguration, new building color scheme, roof material, sign program and two freestanding 

signs to the Parktown Plaza shopping center.     

 

The Application 

On July 25, 2013, Associated Building Enterprise, Inc. on behalf of the property owner submitted 

an application pursuant to Section 57 of the Milpitas Zoning Ordinance.  The following is a 

summary of the requests: 

 

 Site Development Permit: to allow the construction of a new 5,400 square retail building 

that provides three tenant spaces, one drive-through, outdoor dining patio, new trash 

enclosure and installation of new landscaping and signage elements.   

 Conditional Use Permit: to allow for the operations of a vehicle drive-through in 

conjunction with a restaurant.     

 

PROJECT DESCRIPTION 

Overview 

The project proposal includes the construction of a 5,400 square foot retail building with three 

tenant spaces ranging from 1,600 to 1,900 square feet in size, an optional 450 square foot 

mezzanine, and one drive-through on approximately 23,740 square feet of existing parking lot area 

located at the southeast corner of the shopping center.  The project proposes associated site 

improvements including an outdoor dining patio, new trash enclosure, parking lot restriping, and 

installation of new landscaping and wall signs.   

Location and Context 

The Parktown Plaza Shopping Center encompasses 9.66 acres at the northeast corner of Landess 

Avenue and S. Park Victoria Drive.  It has approximately 94,500 square feet of retail floor area 

including a Lucky’s supermarket, Rite Aid, Dollar Tree Store, O’Reilly’s Auto Parts, other various 

shops and restaurants, surface parking, and mature landscaping.  The subject site is bound by Big 

Basin Drive to the north, S. Park Victoria Drive to the west, commercial buildings to the east, and 

Landess Avenue to the south.  Surrounding land uses include residential homes that are located to 

the north and south and commercial uses located to the immediate west and east.  Project location 

and site map of the project location are included on the previous page.   
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PROJECT ANALYSIS 

General Plan and Zoning Conformance  

The project has a General Plan and Zoning designation of General Commercial.  The purpose and 

intent of the General Commercial (C2) Zone is to provide a pleasant shopping environment that 

offers a wide range of retail sales and business services that primarily serves nearby residents and 

businesses. The proposed project would add a 5,400 square foot retail building with an optional 

450 square foot mezzanine and one vehicle drive-through.  Based on staff’s analysis, the project 

is consistent with the following General Plan Policies: 

 

 Implementing Policy 2.a-I-3 -Encourages economic pursuits which will strengthen and 

promote development through stability and balance. 

 

Comment:  The proposed retail building will help revitalize an older shopping center by 

modernizing the architecture, providing space for new business enterprises and job 

opportunities that can cater to nearby residents and businesses, as well as  promote stability 

and balance with the existing shopping center.   

 

 Implement Policy 2.a-I-6 - Endeavors to maintain a balanced economic base that can 

resist downturns in any one economic sector.   

 

Comment:  The project propose an additional 5,400 square foot retail space to an existing 

shopping center that includes a mix of commercial uses consisting of a grocery store, retail 

shops, commercial services, and various restaurant establishments that provides one-stop 

shopping convenience.      

 

 Implementing Policy 2.a-I-7 - Provides opportunities to expand employment, participate 

in partnerships with local business to facilitate communication, and promote business 

retention. 

 

Comment:  The project will expand employment opportunities and promotes local business 

opportunities.   

 

Development Standards 

1. The project is oriented towards Landess Avenue and is located adjacent to the easterly 

driveway.  The building is set back approximately 27-feet away from property line.  The 

drive through lane is shown between the proposed building and a 6-foot wide landscape 

strip.  The building provides storefront elevations that faces the existing shopping center 

and Landess Avenue.  The project also incorporates new pedestrian connections from the 

public sidewalk along Landess Avenue.  The project includes a pedestrian crosswalk that 

connect at the southwest end of the building to the public sidewalk on Landess Avenue; a 

new sidewalk along the main driveway; and three pedestrian crosswalks along the north 

elevation of the building as shown on Figure 1.   Staff included a condition for enhanced 

pedestrian crosswalks that utilize decorative paving such as but not limited to stamped 
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colored concrete, textured paving stones, or other material to the approval of the Planning 

Division. 

 

 

The project site plan is depicted below:  

 

Figure 1: Site Plan 

 
 

Table 1 demonstrates how the project is consistent with the development standards of the General 

Commercial Zoning District. 
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Table 1: 

Summary of Development Standards 

 

 Standard Proposed Complies? 

Setbacks (Minimum)    

Front  0 feet 178 Yes 

Street Side  0 feet 20 Yes 

Interior 15 feet 565’ Yes 

Rear  0 feet 98’ Yes 

Floor Area Ratio (Maximum) .50 .25 Yes 

Building Height (Maximum) None 24’ Yes 

 

Access & Circulation  

The project site is served by Interstate 680, S. Park Victoria Drive and Landess Avenue.  Pedestrian 

access is provided via public sidewalks and crosswalks along S. Park Victoria Drive and Landess 

Avenue.  The project site is also served by Santa Clara VTA’s local bus system. 

Vehicle access to Parktown Plaza Shopping Center is provided by driveway entrances located on 

Big Basin Way, S. Park Victoria Drive, and on Landess Avenue.  The new retail building will be 

served by two existing driveways on Landess Avenue.  The westerly driveway is limited to right 

turn access due to a raised median on Landess Avenue.  The easterly driveway allows full access 

in which the inbound and outbound lanes are separated by a driveway median.   

On-site circulation consists of internal 20-foot and 25-foot drive aisles that are integrated with 

rows of both angled and 90-degree parking spaces as well as sidewalks including a new pedestrian 

crosswalk that connects the proposed retail building to the main shopping center.   

A vehicle trip generation analysis was prepared for the project.  The proposed development would 

generate 43 net new AM peak hour trip and 38 net new PM peak hour trips.  The trip calculations 

are below the 100-trip threshold and therefore, the anticipated number of new peak hour trips will 

have a less than significant impact on the adjacent roadways.  The analysis concludes the proposed 

project will not significantly impact existing roadways or onsite circulation.  

  

Parking 

The Parktown Plaza Shopping Center consists of three parking lot areas that are located along the 

west, south, and east portion of the property.  The project proposes to remove 49 parking spaces 

to accommodate the new retail building and drive-through.  The Milpitas Parking Ordinance 

requires a total of 529 parking spaces for the shopping center based on existing and proposed uses.  

The site provides 544 parking spaces and complies with the parking requirements as demonstrated 

in the Table 2 below: 
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Table 2: 

Parking Summary 

    

Uses Tenant Square Footage Parking Ratio # of Spaces 

Required 

Existing    

Lucky’s 27,724 1/200 GFA 139 

Rite Aid 20,045 1/200 GFA  100 

Dollar Tree 9,490 1/200 GFA 47 

O’Reilly Auto Parts 5,334 1/200 GFA 27 

Fitness 10 8,158 1/200 GFA 41 

West Coast Martial Arts 2,308 
1 per instruction area, 

minimum of 3 

3 

Jessica’s Beauty Salon 1,477 1/200 GFA 7 

Victoria’s Beauty College  3,496 1/200 GFA 17 

Sharon’s Dog Grooming  480 1/250 GFA 2 

Clock & Watch Repair 660 1/200 GFA 3 

Shoe and Vacuum Repair  140 1/200 GFA 1 

Milpitas Launder Land 2,400 1/200 GFA 12 

Tuyen Nguyen Dentistry 1,000 1/225 4 

Quickly’s 1,954 

1/39 sq. ft. of dining 

Area, plus 1/60 of take 

out or ordering area 

16 

Parktown Pizza 3,500 150/3 seat* 50 

Half Penny Fish & Grill 1,944 41/3 seats* 14 

Total   483 

Proposed    

Retail Space #1 1,900 1/200 10 

Retail Space #2 
1,600 with 450 sq. ft 

optional mezzanine  
1/200 

10 

Retail Space #3 1,900 1/200 10 

Outdoor patio seating 40 seats 1/2.5 seats 16 
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Uses Tenant Square Footage Parking Ratio # of Spaces 

Required 

Existing    

Vehicle Drive Thru  

Require parking for 

restaurant, plus queuing 

for 5 vehicles 

5 

Total # of Space Required 529 

Total # of Space Provided 544 

*Restaurants that were approved under the old parking ordinance requirement are based on the 

number of seats. 

 

Landscaping  

To accommodate the construction of the new building and associated site improvements thirteen 

(13) trees that consist of European Birch, Magnolia, Monterey Pine, Loquat, and Arizona Cypress 

trees are to be removed.  Per Milpitas Municipal Codes X-2-7.01 and XI-10-57.03, trees that are 

greater than thirty-seven inches are deemed “protected” and require a tree removal permit and a 

minor site development approval.  Of the thirteen trees that are proposed for removal, three (3) of 

trees are considered “protected trees.”  The applicant is proposing to install replacement trees and 

landscaping along the Landess Avenue street frontage, parking islands, and along the east 

driveway.  The replacement landscaping includes twelve (12) fifteen gallon trees consisting of (8) 

European Hornbean trees, (2) California Live Oak trees, and (2) Crape Myrtle trees as well as 

various shrubs, vines, and ground cover.  Staff recommends the following conditions to ensure the 

proposed new plant material is harmonious with the existing landscaping theme: 

1. All replacement trees shall consist of 24-inch box trees.  Structural (amended) soil shall be 

used for all landscaping in the public right-of-way. 

2. The applicant shall revise landscaping plans to show a replacement ratio of 3:1 ratio for 

the removal of protected tree.   

3. Submit a tree removal and protection plan with demolition plans. 

4. Prior to the start of any work, a pre-construction survey shall be conducted by a qualified 

biologist for nesting raptors and other nesting birds to ensure nesting habitats are not 

impacted by construction activity.    

Grading, Drainage and Stormwater  

A Storm Water Control Plan was prepared for this project and received third party certification for 

compliance with the City of Milpitas storm water requirements.  The project is considered a 

regulated development project because it replaces 10,000 square feet or more of impervious 

surfaces.  The project proposes four infiltration planters of varying sizes that are used for storm 

water treatment and detention. A condition of approval has been included implementing all 

applicable best management practices (BMPs) for storm water pollution prevention during 

construction as well as minimizing fugitive dust impacts generated from associated earthwork.   
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Site & Architectural Design  

Retail Building 

The proposed architecture consists of a contemporary design with modern elements with simple 

lines, varied roof lines, color blocking, and texturing.  The building features a decorative roof 

cornice, stucco walls, decorative score lines, fiber cement siding and/or stone tile wall accents, and 

clear anodized color aluminum window and door system.  The overall character and scale of the 

building will be compatible with the surrounding structures in terms of height, colors, materials, 

and styles.  Staff has included the following conditions to ensure overall design quality: 

 

1. Prior to issuance of any building permit, color selection for the proposed retail building 

and trash enclosure shall be submitted to the Planning Division for review and approval.  

 

Outdoor Dining Patio 

The project proposes two outdoor dining patios that are located along the north and west elevations.  

Custom colored concrete planters provide a physical separation between the seating area and 

pedestrian walkway and drive aisle.  The patio surface consists of a brushed concrete finish, 

however, staff has included a condition that the dining patio surface shall utilize a decorative 

colored paving to further define the outdoor dining space.  Proposed site furnishings includes patio 

tables and chairs, pedestrian lighting, and decorative bike racks which are shown on Sheet A4.01.  

Staff included conditions to ensure the site furnishing provide design consistency and 

compatibility with the architecture and style of the building and for the proper operations of the 

outdoor dining patio. 

 

Vehicle Drive Through 

The proposed vehicle drive-through lane is located along the Landess Street frontage, however 

vehicles will be screened with landscaping consisting of shrubbery and a row of European 

Hornbeam trees.  The drive through provides sufficient queuing capacity and provides the five 

parking spaces as required by the Parking Ordinance.  As such, the location and site layout of the 

proposed drive-through will not create a traffic hazard due to the drive through exit location 

approximately 50-feet away from the easterly driveway outbound lane.  The operations of the drive 

through will also not obstruct any parking spaces.   

 

Wall Signs 

The Parktown Plaza Shopping center has an existing sign program.  The total allowable sign area 

for the shopping center is 2,983 square feet.  The sign area for all existing signs is 748 square feet.  

The proposed wall signs for the new retail building are located with designated sign bands on all 

four elevations.  An internally illuminated, individual channel letter system is proposed.  Sign area 

shall be prorated to each tenant based on tenant square footage.  Based on the proposal, a total of 

116.10 square feet of new sign area will be added to the total square footage of existing signage 

for the shopping center.  The proposed signs are consistent with the sign program in terms of sign 

type, sign area, and location.  The proposed sign elements are consistent with the Milpitas Sign 

Ordinance design guidelines in that the individual letters and sign band locations provide for 

appropriate and attractive business signage that relate to the space, scale, and architectural design 

of the building.    
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Solid Waste 

The project will provide a new 194 square foot trash enclosure to service the proposed retail 

building.   The new trash enclosure is located at the southwest corner of the building and 

constructed with a 3-foot concrete stem walls with 6-foot decorative screen consisting horizontal 

slats constructed out of fiber cement tiles on pressure treated wood.  Given its location and 

visibility to the public street, Staff has included a condition that modifies the concrete stem wall 

to a height of 5-feet and a 4-foot decorative screen and to incorporate a roof cover element such as 

but not limited to roof canopy, decorative trellis, or other design for Planning Division review and 

approval.   

 

FINDINGS FOR APPROVAL  

A finding is a statement of fact relating to the information that the Planning Commission has 

considered in making a decision.  Findings shall identify the rationale behind the decision to take 

a certain action.  

 

Site Development Permit [Section XI-10-57-03-1(F)] 

 

1. The layout of the site and design of the proposed buildings, structures and landscaping are 

compatible and aesthetically harmonious with adjacent and surrounding development.  

 

The project is consistent with this finding because the architecture features contemporary 

architectural design with modern elements that focuses on simple lines, varied roof lines, color 

blocking, and texturing.  The overall character and scale of the building will be compatible with 

the surrounding structures in terms of height, massing, colors, and materials.  The location and 

layout does not create a safety hazard and provides for a convenient and efficient circulation.   

 

2. The project is consistent with the Milpitas Zoning Ordinance. 

 

The project is consistent with this finding because the proposed retail and restaurants with vehicle 

drive-through service are permitted and conditionally permitted uses in the General Commercial 

Zoning District.  The project complies with the development standards for setbacks, height, Floor 

Area Ratio, and parking as demonstrated in the previous sections of the staff report.    

 

3. The project is consistent with the Milpitas General Plan.  

 

The project is consistent with this finding because the project is consistent with the purpose and 

intent of the General Commercial Zone in that it provides a wide range of commercial retail and 

service uses that primarily serves nearby residents and businesses.  It is also consistent with 

General Plan policies that encourages economic pursuits for small business, employment 

opportunities, and promotes a stable commercial development with a mix of retail and service uses.   
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Conditional Use Permit [Section XI-57-10.04(F)]: 
 

1. The proposed use, at the proposed location will not be detrimental or injurious to property or 

improvements in the vicinity nor to the public health, safety, and general welfare. 

 

The proposed vehicle drive-through in conjunction with a restaurant requires Planning 

Commission review and approval of a Conditional Use Permit.  The proposed use at the proposed 

location will not be detrimental or injurious to property or improvement, public health, safety, and 

general welfare because the drive-through provides sufficient queuing capacity and will not 

obstruct parking or on-site circulation.  Furthermore, it will not create a traffic hazard in that the 

drive-through exit is located approximately 50-feet away from the easterly driveway outbound 

lane.  The drive-through lane is screened with a row of shrubs and a row of European Hornbeam 

trees.   

 

2. The proposed use is consistent with the Milpitas General Plan. 

 

The proposed project is consistent with the General Plan as analyzed above. 

 

3. The proposed use is consistent with the Milpitas Zoning Ordinance. 

 

The proposed project is consistent with the Milpitas Zoning Ordinance as analyzed above. 

 

 

ENVIRONMENTAL REVIEW 

The Planning Division conducted an environmental assessment of the project in accordance with 

the California Environmental Quality Act (CEQA).  The project is categorically exempt from 

further CEQA review under Section 15303 of the CEQA Guidelines, New Construction or 

Conversion of Small Structures.  

 

PUBLIC COMMENT/OUTREACH 

Staff provided public notice the application in accordance with City and State public noticing 

requirements.  At the time of writing this report, there have been no inquiries from the public. A 

notice was published in the Milpitas Post on February 14, 2014.  In addition, 836 notices were sent 

to owners and occupants within 1,000 feet of the project site. A public notice was also provided 

on the project site, on the City’s Website, www.ci.milpitas.ca.gov, and posted at City Hall.  

 

CONCLUSION 

The proposed 5,400 square foot retail building and uses are consistent with the purpose and intent 

of the General Commercial Zoning District.   The project complies with Milpitas Zoning 

Ordinance for commercial development in terms of land use and development standards.  The 

project promotes economic pursuits and provides new employment opportunities for the City.       

 

RECOMMENDATION 

STAFF RECOMMENDS THAT the Planning Commission: 

 

1. Open and Close Public Hearing; and 

http://www.ci.milpitas.ca.gov/
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2. Adopt Resolution No. 14-006 approving Site Development Permit No. SD13-0014 and 

Conditional Use Permit No. UP14-0002 to allow the construction of a new 5,400 square 

foot retail building and various site improvements. 

 

ATTACHMENTS 

 

A: Resolution No. 14-006 

B. Project Plans  

C: Project Description  

 

 


